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HousingAbstract Good life cannot be achieved without having good living conditions. Living conditions
are the most important factor in people’s lives. In the Beijing Fengtai District, the second largest
district in Beijing (area: 306 km2; population: 1,360,000), there were three types of housing that
had been chosen for the survey: apartment, traditional house and terrace house. The objectives con-
tained in this research are to study residents’ perspectives and preferences of future living conditions
in Beijing’s Fengtai District. Also, the study is to know the government’s opinion on living condi-
tions and for future housing development. The close-ended questionnaire with the ﬁve-point Likert
scale is used as the study methodology. It includes eight attributes of living conditions, residents’
opinion on living conditions now and preferences in the future. A random sample was selected in
order to choose the potential respondents for the survey purposes. Additionally, residents’ positive
satisfaction can also produce the high return rate to housing development. Based on this research,
residents’ in Beijing Fengtai District showed their high aspirations regarding future housing and
desired good living conditions. Therefore, to improve the living conditions of their houses, the gov-
ernment, developers and residents should cooperate together to contribute to housing development
in the Beijing Fengtai District. Finally, it is hoped that this research could give some suggestions to
the other areas in housing development.
 2014 Production and hosting by Elsevier B.V. on behalf of Housing and Building National Research
Center.Introduction
Living conditions affect people’s lives, be it at home or in the
workplace. It represents the economy and raises some concern
in literature development, also becomes a direct factor for peo-
ple to live happily and with contentment. Without good living
conditions, people’s health and work will be affected. Nowa-
days, with development and growth, the living conditions
increased a lot during the recent years, although some social
problems have yet to be dealt with. Here we mainly focus on
Issue of living conditions in housing devolopement 137the housing price, housing facility and housing environment etc.
as living condition factors.
Housing from basic forms of shelter to modern cutting-
edge type of housing suggests that the living standard is now
improving. Now everyone hopes to live in a settlement that
is comfortable, healthy and technology standards well
advanced. But in some areas especially in the developing coun-
tries, there are still billions of people who live in inadequate
housing, having the substandard basic housing needs and are
applicable to the national issue of urban poverty.
Until now, the dilemma in housing is still a challenge for
every country. For the next 30 years, solving the housing
shortage problem and improving the living conditions espe-
cially for low and middle income people, is a big task for every
country [1].
By average, two million people increase each year which
exacerbates the living condition issue. Beijing is the capital
and is located in the northern part of China, and the city is
established for its rapid development. Every year a lot of peo-
ple surge into Beijing to search for jobs and live in Beijing.
Now around 30 million people live and work in Beijing thus
resulting in some problems in housing and living conditions
especially in the urban center of Beijing [2].
Until now, the Beijing government has used several meth-
ods to solve the living condition problem. Yet, the results are
unsatisfactory. Every year, the population increases 2 million
in Beijing, so the housing construction cannot keep up with
the ever-increasing population. Also, around 12 million ﬂoat-
ing population live and work in Beijing. Therefore, living con-
ditions are said to have a large stratiﬁcation [3].
Residents cost of housing would equate their whole life’s
saving. Therefore, the housing problem is the biggest issue in
Beijing. According to the Ministry of Construction of the Peo-
ple’s Republic of China, to solve the Beijing housing problems
it would take decades. And living conditions remain a big
social issue for future development.
Housing price is an important index to determine whether
people could afford housing or not. According to the World
Bank investigation [4], a house should be able to be maintained
more than the family total income by 3–6 times, if higher than
6 times, people could hardly to afford the housing. In most
countries, this rate is between 2 and 6 times. In the US, this
rate is between 3 and 4 times; in Japan, this rate is between
4 and 7 times; in Germany, this rate is between 4 and 6 times;
in Korea, this rate is very high, that is, around 8 times. So
housing purchase for middle-income families is difﬁcult espe-
cially in Korea. Similarly, in Beijing, this rate reaches 6–10
times. So housing price should be maintained equal to a fam-
ily’s total year income by 4–6 times, if higher than 6 times, it is
difﬁcult for the middle and low income people to afford.
Commonly, in the high-income countries, living conditions
are good. But in some rich countries, living conditions are dif-
ferent. In some cities, the average income is more than 10,000
dollars per year, more than enough to maintain the average
housing area of less than 20 m2 like in Hong Kong [5].Fig. 1 Fengtai District location map. Source: Beijing Travel
Guide (2009).Methodology
Fengtai District/Precinct (simpliﬁed Chinese: 丰台区; tradi-
tional Chinese: 豐台區; pinyin: Fengta´i Qu) is a suburban dis-
trict of the municipality of Beijing. It lies to the southwest ofthe urban core of the city (Fig. 1). The research is in the—
Fengtai District. Fengtai District is located in the south–west
of Beijing and is the second largest district in Beijing. The
south and western parts of the Fengtai District connect the
rural area, with a span of 306 km2. The distance from the
Fengtai local government to the center of Beijing (Tiananmen
Square) is only 12 km. It is 306 km2 in the area, making it the
third-largest precinct in the greater urban part of Beijing,
and is home to 1, 363,000 inhabitants. It is divided into 14
sub districts of the city of Beijing, 2 towns, and 5 townships
(2 of which are suburbs of the city proper of Beijing). This pre-
cinct is newly urbanized in comparison to those precincts in the
old city, and until mid-1980s, it was still a mostly rural area:
pig pens and goat pens were common, and major parts
of the precinct had no electricity. It was only during the
recent rapid economic development that the precinct was
urbanized [6].
According to Fengtai local council, in the Fengtai District
there are 1,363,000 inhabitants, and according to the local gov-
ernment, the average number of numbers per household is
3.16, so the number of households is 431,329. The housing
number is only around 410,000, so some of the families would
tend to share the housing together.
Fengtai District has three main types of housing: tradi-
tional house, apartment and terrace house (Fig. 2). The tradi-
tional house was built by the local residents with their own
land, and it could be designed and built with their own
(Apartment in Fengtai District) 
 (Traditional house in Fengtai District) 
(Terrace house in Fengtai District) 
Fig. 2 Housing type in the Fengtai District Source: camera by
researcher.
138 L.W. Taospeciﬁcations. But due to the long time of use, the traditional
house becomes very old and many local residents sell their
houses and move to other places. For the apartment, it is very
common everywhere. It was built by the developers and sold to
the residents. Now as the land price is very high, the developers
build the apartment very high, usually more than 20 ﬂoors. But
for the terrace house, it was also built by developers and sold
to the rich people in Beijing. But due to the super high price,
very few people could afford the terrace house. According to
the Fengtai local council, in the Fengtai District 72% of local
people live in apartments; 27% of local people live in tradi-
tional houses; only less than 1% live in terrace houses [7].
The scope of this research is based on living conditions,
respondents’ residences, respondents’ preferences and respon-
dents’ opinions in the Fengtai District. The survey took place
in the Fengtai District. The timeline of survey collection took
place in December 2010.
Close-ended questionnaire was used in the survey. The self-
administered questionnaire with four parts was designed after
the literature studies. A ﬁve-point Likert-scale was used in the
questionnaire. Additionally, at the piloting step, 80 people
were required to ﬁll up the questionnaire in order to ensure
the quality of the survey form, by means of the diversity of
responses.
The survey was carried out for the residents in their homes
during the day. A random sample was selected among the
potential residents to answer the survey. A total of 400 respon-
dents were collected. During the survey, the purposes of survey
were mentioned to the potential residents [8].The discussion parts consist of the research process,
research framework, questionnaire design and its measurement
scales and population in this study. The data collection
method was gathered through the distribution of self-adminis-
tered questionnaire. The literature reviews have looked at the
analysis concerning the housing and living conditions in devel-
oped and developing countries, the advantages and disadvan-
tages of housing and how to improve these conditions. The
research purpose for housing living conditions in the Fengtai
District was among the questionnaire forming elements. The
simple and appropriate Mandarin language has been used.
Furthermore, both primary and secondary data are used in
this study. Secondary data are used as the support for this
study. The group of target respondents is the residents who live
in the Fengtai District. On the other hand, the supporting sec-
ondary data such as journal articles, books, and other
resources serve to be among the researchers’ empirical works.
The literature reviews have touched on the overview of the
research process, methodology, data analysis and conclusion
of the study. Through the secondary resources too, they have
been able to deﬁne the study effectively and minimize the prob-
lems during research.
Research process
The research is on the study of housing and living conditions in
the Beijing’s Fengtai District. Also, the research proposal cov-
ers the objective, literature reviews, design of questionnaire,
data collection, data analysis and the interpretation and dis-
cussion in the last chapter.
The research objectives seek to determine and analyze living
conditions in the Fengtai District, also the kind of housing
conditions that the residents want to have. However, the main
research questions remain as to the kind of the current respon-
dents’ residence situations and the respondents’ preference
over their living conditions. Also the respondents are allowed
to express their opinions in the last part of the questionnaire.
Furthermore, the signiﬁcance of the study lies in the current
housing conditions in the Fengtai District and the govern-
ment’s measures on how to improve the housing and the living
conditions. This will be broached in the conclusion section.
In the analysis stage, the SPSS version 17 and Microsoft
Excel served as the analysis tool for the collected question-
naire. Additionally, descriptive statistics (table and cross tabu-
lation) was used to show research ﬁndings. Accordingly, data
were interpreted based on the ﬁndings. The discussion stage
spoke of the implication of housing quality to residents and
possible recommendations as well. Finally, the conclusion
and research limitations and future research are discussed
shedding light on the importance of the housing conditions,
based on the ﬁndings, and some methods of improvements.
Also are highlighted the positive responses on future inten-
tions. Besides, more housing attributes are seen to be potential
future research materials.
Questionnaire survey
The self-administered questionnaire was conducted from 16
December, 2010 until 1 February, 2011 in the Fengtai District.
The time of survey was from the morning until afternoon
where there were lots of people that could be asked to
Table 1 Ranking of important attributes of the living
conditions in housing.
Rank Living condition attributes Mean SD
1 Price (aﬀordability) 4.86 0.875
2 Size of house 4.75 0.805
3 Size and number of rooms 4.56 0.785
4 Space requirements 4.15 0.950
5 Household numbers 3.96 0.975
6 Housing facility 3.88 1.000
7 Recreational facility 3.75 0.815
8 Other acceptable elements 3.65 0.985
Notes: Rating by Likert scales of 1 = ‘not important’ and
5 = ‘very important’.
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would ﬁll in the form usually in the vicinity or inside their
houses. Respondents were requested to ﬁll in the form which
consisted of prioritizing the importance of eight living condi-
tion attributes, living conditions now and stating their prefer-
ences. The last part was on the respondents’ opinion. Before
the survey form was handed out to the customers, self-identi-
ﬁcation was essential. Voluntary assistance from the respon-
dents was most appreciated. Moreover, the respondents were
randomly chosen among the residents in the Fengtai District.
The age range of people participating was from 20 to 60 years.
However, the respondents were ensured to understand the Chi-
nese language.
The design of the questionnaire is close-ended and the Lik-
ert-scale has also been used. There are four parts of the survey:
Part A: Respondents’ Personal Data;
Part B: Respondents’ Residence;
Part C: Respondents’ Preference;
Part D: Respondents’ Opinion.
The questionnaire focuses on several factors:
1. Size of house (ﬂoor area);
2. Size and number of rooms;
3. Space requirements, kitchen, living room, toilets, balcony
etc;
4. Housing facilities electricity, water, Internet, communica-
tions, security etc;
5. Recreational facilities;
6. Price (affordability);
7. Number of household members (congestion);
8. Other acceptable elements.
Data analysis
Descriptive statistics was conducted to analyze the research
ﬁndings. Firstly the respondents’ demographic details were dis-
cussed in the full data list. Secondly, the short questions were
detailed in the form of a table with frequency (N) and percent-
age (%). On the other hand, the questions which consisted of
the ﬁve-point Likert scale were distributed into mean and stan-
dard deviations (SD) in order to perform clear data and show
the results of living condition attributes’ following their impor-
tance. Further, the opinions on the living condition opinion of
all respondents were included as well. The gender was used to
compare their percentages for future intentions. The relation-
ship between the opinions and future intentions pertinent to
housing conditions is shown in the cross-tabulation.
Conclusions
Throughout the ﬁndings, it was found that house pricing is
considered the most signiﬁcant aspect for residents when they
want to purchase a house. Among the attributes of living con-
ditions, house pricing and house size were highly rated among
others. Thus, these two elements could be the main consider-
ation for residents when purchasing another house. In addi-
tion, the developer should be able to know and understand
the residents’ needs and wants, hence, their satisfaction ofhouses, especially for high-income people. Developers could
ask the residents’ opinion of the house size before the house
is built. Thus, the developer could improve the house quality
and most importantly to satisfy the residents, also the house
size and the type itself could be designed to suit people with
different types of income. Nowadays, people are cautious in
choosing the type of house to purchase, especially among the
high-income people.
Also, the other living condition elements (houses facility
and recreational facility) are the following important aspects,
where both are also rated highly by respondents. It implies that
the residents are more concerned about the housing facilities
that connect with their lives and good living conditions must
be accompanied with good housing facilities. Also the devel-
oper should increase the recreational facilities for residents,
such as the playground, park, gymnasium, pool and others.
From the start of the construction, the government should
supervise the developer to ensure the housing quality is good
and meets the requirements.
Besides, respondents were required to rate their favorite liv-
ing condition attributes, from the ﬁve-point Likert scale where,
1 = ‘not important at all’ and 5 = ‘very important’ to deter-
mine the importance of eight living condition attributes for
the respondents. Analyses are shown in Table 1. The ﬁrst high
ranking of living condition attributes was price (affordability)
while the size of house (ﬂoor area) was placed at the second
rank. The results differ with the previous studies of that hous-
ing facility was the ﬁrst important living condition attribute.
Nowadays, the residents were careful in selecting the houses
considering the size and number of rooms; space requirements,
kitchen, living room, toilets, balcony etc.; and number of
household members (congestion); these three elements were
important for them although they were placed at the third,
fourth and ﬁfth ranks. These living condition attributes were
categorized as living condition size. Therefore, the house size
should be big enough. According to ﬁndings, the housing facil-
ities were less ranked by the respondents as it was only placed
in the sixth place.
Authenticity and recreational facility and other acceptable
elements were respectively placed at the seventh and eighth
ranks. For some rich people, especially the residents who live
in the terrace house, they would search for healthier surround-
ings which also had entertainment whereas the recreational
facilities and other acceptable elements were placed last
(Table 1). From the ﬁndings, the price (affordability) attribute
Table 2 Satisfaction on living conditions in the Fengtai District by gender.
Housing types Research area one Research area two Research area three Research area four
Male Female Male Female Male Female Male Female
Apartment (70%) 12 3 10 4 15 2 16 5
Homestead House (20%) 2 1 3 1 3 1 2 1
Terrace house (10%) 7 2 8 2 8 1 7 2
Total (satisfaction) 27 28 30 33
Total (dissatisfaction) 73 72 70 67
Total 100 100 100 100
Notes: N= 400.
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tant aspect for residents, thosewho live in Beijing pay a lot
of attention to the housing size. Finally we could know from
the above analysis that the housing price in Beijing is very high
and affordability is the biggest issue in housing development.
Residents today are conscious about their living condi-
tions—if their expectations are not being fulﬁlled, thus, com-
plaints or bad comments are impending. Therefore, the
developer and government have to make sure the housing
quality is good, and also facilities inside and outside the houses
are maintained at high standards, so that the residents will give
positive comments and further like the living conditions. This
would not only attract the residents to purchase the house but
also give new chances for the developer and government to
know and understand their responsibilities, especially for the
improvement of living conditions.
Residents’ opinions also brought high responses, irrespec-
tive of whether the residents are satisﬁed with the living condi-
tions or not. It has touched on emotional feelings on living
conditions that bring an impact on residents’ intention to live
in their houses or not. It could be said that once residents enjoy
the living conditions, strong feelings would compel them to live
here and not want to move out. Therefore, one’s feeling on cer-
tain experiences that they had either on past experiences or
new experiences tend to inﬂuence them in their actions in cer-
tain aspects, like they would enjoy the living conditions here or
to change their mind to live in new living areas.
Satisﬁed residents will be spending more time and money to
decorate houses and with the mindset that this is their dream
house. Today, the developer and government are increasing
the living conditions for residents and giving them good facil-
ities to meet residents’ requirements. So, living conditions was
an essential aspect of people’s life. So, when residents purchase
any houses, they want to make sure that housing facilities and
housing environment are up to satisfaction. Thus, living condi-
tions become the foremost consideration for them.
The residents have different needs in living conditions as
the ﬁndings had shown the dissimilar ranking among the
attributes of living conditions. The housing price was placed
ﬁrst for living conditions. Nevertheless, almost all the resi-
dents in the Fengtai District are unsatisﬁed with the housing
price. The government should examine the reason why the
residents are not satisﬁed with the cost of houses and work
to control the housing price. A wise step might be to ask
the residents or to examine their willingness to spend on
house-purchase.
The ﬁndings also show that the housing price is considered
as ‘important’ for most of the residents. Thus, Beijing’sgovernment should make some new policies to control the
housing price that beneﬁts the residents. The residents nor-
mally want to purchase a house that they could afford. While
the housing price in Beijing grows much faster than the salary
growth, for some residents, purchasing a house will cost them
a whole life’s saving. Only the government could interfere with
the housing price and reduce it.
Additionally, according to the ﬁndings, residents prefer
good quality of houses. So the developer should do their best
to increase the housing quality. Through these ﬁndings, resi-
dents hope the developers could improve the house size, type,
decoration, location etc. The houses built by the developers
also have some problems like corruption, high housing price
and bad housing location. So, the developer should increase
the housing quality in the future and houses that suit people
with different incomes. Also the housing price should be
decreased to a maximum to let all people afford houses.
For Table 2, we can note here the overall satisfaction on
the living conditions in the Fengtai District by gender. Feng-
tai District was divided into four parts by the Beijing Ring
Road. Each part comprises of 100 respondents who were
asked to answer the questionnaires. From the overall analy-
sis, almost 70% of the respondents were not satisﬁed about
the current living conditions. Additionally, in different hous-
ing types different results would be produced. In the apart-
ment area, only 21% of respondents were satisﬁed with the
living conditions, while 79% of the respondents were not sat-
isﬁed; in the homestead house area, only 15% of respondents
were satisﬁed the living conditions, 85% of respondents were
not satisﬁed. But in the terrace house area, more than 90%
of respondents were satisﬁed the current living conditions.
The terrace house’s price is around 30–50 million in the
Fengtai District. So, the living conditions mostly depend
on the economy. From the analysis we could know that
the Beijing Fengtai District only suits very rich people the
low and middle income people’s living conditions have some-
what suffered. Through the survey, 79% of the residents are
unsatisﬁed with their current living conditions, which will
deﬁnitely inﬂuence the government.
Residents’ opinions are powerful enough to force the gov-
ernment to improve the living conditions (Fig. 3). More than
80% of the local residents wish to solve the living condition
problem if they plan to purchase houses again. Also, the unsat-
isﬁed residents tend to spread negative communication and
inﬂuence others, while others might simply choose the house
as they rely on recommendations from their closed ones—
friends or family. Therefore, the power of opinions could not
be denied.
Fig. 3 Residents’ preference to buy house again (Total: 400 respondents).
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Now Beijing residents hope to increase living conditions and
force the government to make an effective law to perform.
Because of the inﬂuence of residents, the living conditions
improved a lot during the past ten years, especially the envi-
ronment around housing improved a lot. The road became
clean and a lot of small city gardens emerged.
Overall, the target of living conditions is to achieve being
‘‘comfortable, healthy and technologically sound”. This is
the residents’ aim; also this is the trend of an ideal housing
development. The government, developer and residents should
cooperate together to improve the living conditions.
As a whole, more knowledge is gained on the living condi-
tions in the Fengtai District now and the preferences in the
future, through the analysis of data and ﬁndings. During the
housing construction, developers are the main support in cre-
ating good living conditions. Responsible developers should
build the houses with good quality, reasonable layout, beauti-
ful elevation, good environment and sufﬁcient social facilities.
Good living conditions could attract residents to enjoy living
there; also developers could sell the houses more easily.
The developers could help the residents to decorate the
houses with their permission. According to different income
levels, if the residents agree, developers could help them to dec-
orate the kitchen and bathroom at lower prices especially for
low-income people. This way they could help the low-income
people to shorten the decoration time and save on the cost.
The Beijing government uses this way to help the low-income
people beneﬁt from this type of house.
As for another suggestion, the developer should use some
other ways to mix the different income people to live together.
For example in the same community a lot of different income
people live together thus this could reduce the discrimination
between rich and poor people. Previously, because of the hous-
ing price, only rich people could afford houses in particular
areas; while poor people only live together in some other living
areas. Thus the safety problems tend to surface and social sta-
bility will deﬁnitely remain a dream. To carry out this policy
the government should also be involved, to urge the developers
to build some low-cost houses in high cost housing areas. LikeMalaysia, it is dictated that the developer must build 30% low-
cost houses in a community.
Despite that, the government should encourage residents to
live in suburban areas. Because the road condition and public
transportation system in the Fengtai District is highly
advanced, it is possible for people to live in suburban areas
and work in the center of Beijing. However, because of the
Chinese people’s traditional idea, they think that living in
the urban center is considered lucky, convenient and a symbol
of being rich, so people do not like to live in suburban areas.
To carry out this idea, the government should publish some
new policies and encourage the residents to live in suburban
areas. In future if people like to live in suburban areas, a lot
of problems will be solved, such as pollution and trafﬁc jam
etc. Furthermore, people who live in suburban areas could
enjoy the fresh area and open space. This is the target for hous-
ing development in the future.
Finally, the housing price should be controlled by the gov-
ernment. There are many ways to decrease the house price,
such as reducing the land price, shortening the construction
period, bank reducing the interest (banks are controlled by
the government in China) etc. Thus, to control the price, the
government must use the power to publish new housing poli-
cies. The researcher wishes that this paper could contribute
to housing development and increase living standards in
future.
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